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Docket Number: MD 22-521

Applicant: Rob Liebel, Associate Asia Capital Real Estate
Property Owner: Gville Lodge of Perfection

Property Location: 817 Cleveland St

Tax Map Number: 0202000300602

Development Name: ACRE Apartment Homes

Acreage: 5.89 acres

Zoning: RM-2, Single- & Multi-Family Residential District
Proposal: 118-unit multifamily housing development

Staff Recommendation: Approve with Conditions

Applicable Sections of the City of Greenville Code of Ordinances:

Sec. 2-372, Function, Powers, and Duties of the Planning Commission

Sec. 19-2.1.2, Planning Commission Powers and Duties

Sec. 19-6, Development and Design Standards

Sec. 19-6.8, Design Standards for Multifamily Residential Development

Project Overview:

The proposed project is a 118-unit multifamily housing development located on Cleveland Street at the
current site of the Scottish Rite Center. As a multifamily project, the design and architecture require informal
review before the Design Review Board — Urban Panel, and formal approval by the Planning Commission.

Procedural Requirements:

Pre-Application and Development Meetings

A general pre-application meeting was held on May 9, 2022 between the applicant and City staff regarding
the property and its redevelopment. Discussions centered around general multifamily requirements,
vehicular and pedestrian access, use and ownership of the adjacent Right of Way, and setbacks. Multiple
meetings were also held with the Urban Design Division to address multifamily design standards for site
and architecture.

Neighborhood Meeting

The applicant presented their project at a neighborhood meeting on July 12, 2022 at the Greenville ARP
Church. Discussions primarily focused on traffic, building height and massing, density, architectural style,
and ownership. A list of meeting attendees and meeting summary provided by the applicant are included
with the Planning Commission packet.
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Site Information:

The subject property is zoned RM-2, Single- & Multi-Family Residential District and is not located within a
Neighborhood Revitalization Overlay District or Special Emphasis Neighborhood. The lot is currently
occupied by the Scottish Rite Center, which is proposed to be demolished. Adjacent land uses are religious
institution and multifamily residential.

The GVL2040 Future Land Use designation for the property is “Neighborhood Mixed-Use.” This land use
classification is typically in compact urban areas with a combination of vertical and horizontal mixed-use
developments that includes small retail and commercial uses along with a variety of residential types. These
areas are pedestrian-friendly and in close proximity with downtown. It is anticipated that single uses will not
exceed 10,000 square feet and “drive-thrus” are restricted due to the close proximity to downtown and
adjacent neighborhoods.

Staff Analysis:

e Acreage — The subject property is 5.89 acres in size according to the applicant provided survey.

e Zoning — The property is zoned RM-2, Single- & Multi-Family Residential District. Multifamily is a
permitted use in the RM-2 district.

e Density — The proposed project consists of 118 units across 35 townhomes and one apartment
building, and includes a separate clubhouse structure near the center of the development. At 5.89
acres, the density is 20.0 units/acre. This meets the RM-2 zoning district maximum of 20 units/acre.

e Height — The standard maximum height in the RM-2 zoning district is 40 feet. Based on the plans
provided, the maximum height of the proposed townhome buildings fronting Cleveland Street is
approx. 36’-0”. The proposed height at the front of the apartment building is 42’-5”, exceeding the
maximum height by 2°-5”. The increase in height is allowable per Section 19-5.2.9(C).

e Parking — A total of 94 surface parking spaces are provided on site, with an additional 109 spaces
provided in garages or structured parking (a total of 203 spaces). The number of surface parking
spaces is well below the minimum requirement, and the remainder of the parking is provided within
structured parking which is exempt from the LID requirement for parking exceeding the minimum.

e Mobility — The closest transit stop is 0.3 miles away, located on Faris Road, and is accessible via
existing sidewalks and protected pedestrian crossings. Greenlink staff has not indicated a desire
for a bus stop to be incorporated with the proposed development. Proposed is a connection to the
Swamp Rabbit Trail, which will allow safe bicycle and pedestrian mobility to downtown and
elsewhere.

Though not a requirement of the multi-family application, the applicant has provided the Traffic
Impact Analysis Study, which staff has included within the agenda packet. This scientific study has
been reviewed by the City’s Traffic Engineering staff. Engineering staff concurs with its findings.

Staff reviewed the application for compliance with the Land Management Ordinance (LMO), specifically,
Section 19-6.8, Design Principles and Standards for Multifamily Residential Development. The analysis on
project compliance is as follows:

19-6.8.9. Multifamily Design Standards

(A) Orientation
e The development is arranged with townhomes oriented toward Cleveland Street that are generally
consistent with the scale of the adjacent apartments and church. The intensity of the buildings
increases towards the rear of the site, with the apartment building sited furthest from Cleveland

Street.
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(B) Setbacks & Height

The average setback of the adjacent buildings is approximately 50 feet; however, the adjacent
apartment buildings are set back an average of 33 feet, while the Associated Reformed
Presbyterian Church contains a parking lot in front of the building and is set back 103 feet. The
proposed townhomes are set back between 23 and 40 feet from Cleveland Street.

o The proposed setbacks are not between 75% and 125% of the average setback of the
block; however, staff finds that the setbacks are consistent with those of the existing
apartments, the future land use designation of Neighborhood Mixed-Use, and they are
compliant with the base requirement of 20 feet.

(C) Entrances

All units oriented toward Cleveland Street contain ground-level entrances oriented toward the
street. Given the existing grade, the entrances sit below Cleveland Street, which creates a
separation of private and public space.
o Staff recommends revising the terrace plant material to include species that will maintain
relatively open views to the building entries for pedestrian activation from the street.
All interior buildings, including the apartment building, feature pedestrian-activated entrances
facing internal streets or shared open space.
Architectural lighting has been indicated at some entries; however, not all building entries appear
to contain lighting.
o All entrances should be adequately illuminated. This will be verified at the time of building
permit.

(D) Building Facades

The proposed townhomes facing Cleveland Street feature consistent design, textures, and
features, and are broken into a series of modules that deviate from the primary facade to break up
the building’s mass.

Each building contains distinctive architectural features and changes in color and materials, roofline
changes coupled with changes in wall plane, and repetitive use of architectural elements. All
buildings also contain a base, middle, and cap as required by the ordinance.

(E) Service Areas

No service areas or enclosures are shown on the plans; however, in pre-application meetings
between staff and the applicant, the intent was indicated to contain all trash for the apartment units
within the apartment building.

o Staff's understanding of the provided site plan is that no trash or mechanical equipment
will be located outside of the proposed building footprints. If any service areas must be
located outside of the buildings, they must be placed away from common areas or
residences adjacent to the site and must be screened appropriately. This will be verified at
the time of site permit.

(F) Roof Form

The townhome building roof forms include variations in planes, slopes and features, and overhangs
extend at least six inches past supporting walls.
The apartment building employs a similar roof style to the townhomes; however, more variation
should be provided to break up the roof's mass given the size of the building.
The single-story clubhouse features a flat roof, dissimilar from any other buildings within the
development.
o Given the use and scale of the clubhouse and its centrality to the development, staff finds
the flat roof style in its current form undesirable and needing modification. Additional
canopies or overhangs should be provided to break up the continuous roofline.

(G) Transparency
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o All street-facing facades are in excess of the required 20% transparency, and all other facades
exceed the minimum 10% of glazed area.
e Window sizes and proportions generally complement those of the adjacent apartment complex.

(H) Materials
e The development features a consistent color and materials palette throughout the townhomes,
apartment building, and clubhouse. Heavier materials are also located below lighter materials for
the creation of a base on all buildings.
o  While the clubhouse deviates from the roof style and articulation of the residential buildings,
staff finds the application of similar materials and detailing to be acceptable.
e A mail kiosk is proposed to anchor the central open space, but no architectural design or renderings
have been provided.
o Staff recommends the application of similar materials and detailing for consistency with the
architectural style of the development.

(I) Open Space
e With 118 proposed units, 23,600 sf of open space are required. The proposed site plan includes
approximately 23,000sf of commonly accessible open space and an additional 12,000sf of private
balconies, exceeding the minimum requirement.
e The applicant has indicated connections to the adjacent Swamp Rabbit Trail as well as sidewalk
improvements and connections to the existing sidewalks on Cleveland Street.

(J) Parking Lot Location
e Parking is generally located behind the townhomes fronting Cleveland Street and will be screened
from the adjacent apartment complex.

o No screening material is indicated along the northwest property line between the parking
and adjacent church building. Staff recommends the incorporation of screen plantings in
this area.

¢ Bike rooms are provided within the apartment building, but a total number of spaces is not indicated.
A total of 11 bicycle parking spaces will be required at the time of building permit.

(K) Access and Circulation
e Site entrances complement the adjacent and opposite entrances. Staff’'s understanding is that the
proposed entrance has also been influenced by conversations with SCDOT.
e Future connectivity to the adjacent apartment complex has been accounted for with the proposed
plan.

(L) Landscaping and Screening
e The proposed development steps down with the existing grade of the site and minimizes alteration
of the topography as much as possible with a development of this intensity.
Foundation plantings are provided for all buildings.
No plantings have been shown between the proposed parking and northwest property line.
o For increased privacy and buffering, staff recommends the incorporation of screen
plantings in this area.

(M) Exterior Lighting
e Parking lot lighting is indicated for most proposed parking areas. Full conformance with lighting
requirements will be verified at the time of site permitting.

(N) Pedestrian Walkways
e Pedestrian connectivity is provided throughout the site and to adjacent routes, providing access to
the nearby Greenlink route on Faris Road. These walkways also transect open space for direct
access by all residents.
e The applicant has also indicated plans to accommodate an expanded sidewalk along Cleveland
Street as requested by the City’s mobility coordinator.
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o Staff will review finalized plans for the Cleveland Street sidewalk during the site permitting
phase.

(O) Fences and Walls
e Multiple retaining walls are proposed for the project: a series of low terrace walls along the front of
the development along Cleveland Street, and a single retaining wall wraps the back of the
development along the adjacent apartment complex. This wall ranges from 8 to 11 feet along the
rear property line.

o Given the height of the proposed retaining wall at the rear of the property, staff
recommends evergreen plantings to be placed along the base of the retaining wall to soften

its appearance from the adjacent apartments.

Design Review Board Comments
The project design was presented to the Design Review Board — Urban Panel for informal review on August
4, 2022. The board provided the following comments:

¢ Not having street trees on Cleveland would be problematic

e The larger mass being concealed behind the townhomes is appropriate. This section of Cleveland
is peculiar because there are things of every imaginable size. The building scale is appropriate and
lends itself to being a good neighbor while anticipating future development.

e Fenestration and material palette look like they’re scaled in a way that’s simplified, which is
appropriate. It's a little hard to discern the materials, but it looks like details are applied
appropriately.

e Along the streetscape the massing is appropriate; ins and outs of the roofline are appropriate
without mimicking anything. It's not too monolithic, which is good.

o |If they keep the trim details scaled appropriately, it will be acceptable. Need to follow through with
this at the building permit level.

o Like the overall material palette. | do have some concern about the scale of the project in the
neighborhood. | get there are other multifamily apartments nearby, but these are townhomes.
Would love to see some more dimensionality to bring out some individuality for the townhomes.

o Disagree — for a multifamily development on this street, | think they’ve done a decent job
at creating differentiation between units and buildings. Maybe a little bit more push-pull
could help. Relative to its neighbors, this is a substantial step in the right direction.

o There looks like there’s a large barrier between the residences and the street because of the grade
change. Hopefully there’s a way to ensure there’s not a large visual barrier between the residences
and the street. The tops of the walls could be lowered so there’s not as much of an exposed wall.

o Would be helpful to have a section through the site from the street. Trees on the street
would also help to give it some scale and context.

STAFF RECOMMENDATION:

Recommend approval with the following conditions:

Staff Comments and Conditions

Planning Comments and Conditions

Comments:

1) The terrace planting material along Cleveland Street shall be revised to include species that will

maintain open views to the building entries for pedestrian activation from the street.

2) If any service areas must be located outside of the buildings, they must be placed away from common

areas or residences adjacent to the site and must be screened appropriately.

3) The final detailing and design of the mail kiosk shall complement the architectural style of the

development.

4) Additional variation of the roofline should be provided for the large apartment building to reduce the

roof’'s mass.
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5) Additional canopies or overhangs should be provided to break up the continuous roofline of the
clubhouse.

6) Screen plantings shall be provided along the northwest property line for increased privacy and buffering.

7) Evergreen plantings shall be placed along the base of the retaining wall to soften its appearance from
the adjacent apartments.

8) Staff shall review revised terrace walls and expanded sidewalk in conjunction with the city’s mobility
coordinator during the site permit phase.

9) All signage shall obtain a sign permit. Each sign is required to obtain its own individual permit. Signage
must meet the requirements of Appendix J: Sign Standards and Design Guidelines.

10) Prior to receipt of a Certificate of Occupancy, an Affidavit of Substantial Compliance shall be provided

at the time of Final Zoning Inspection.

City Engineer Comments and Conditions
Recommend: Approve w/ Comments

Comments:
*1. Application review approval is subject to the applicant satisfying all conditions and requirements of
the engineering divisions.

Stormwater:

The City is a delegated reviewer for federal and state regulations for storm sewer systems. See here for
state standards. The City also enforces higher standards in our City Ordinance here. There are
requirements for the construction and post-construction phases for projects that must be shown on the
site plans. The construction phase plans address erosion and sedimentation control measures as well as
the increased runoff from clearing a site. In the case of the Scottish Rite site, they will have disturbed
areas large enough to require sediment traps in addition to perimeter controls such as silt fencing.
Engineering staff also reviews the post-construction plans for stormwater controls. In speaking with the
engineer for this project, they anticipate an underground detention system at the lower end of the
development that will not increase the stormwater runoff flow rates to pre-construction conditions for the
2, 10, and 25-year storms as well as filter out pollutants for stormwater quality controls. The City recently
constructed a massive streambank stabilization project downstream of this development on the Reedy, so
we will be reviewing the stormwater plans closely.

The City also has dedicated Construction Inspection (ClI) staff. Prior to land disturbance, CI staff
coordinates a pre-construction meeting with the contractor to review the stormwater control

requirements. During construction, Cl staff monitor proper installation and construction practices to
ensure that site plan and regulatory requirements are implemented correctly. Keep in mind that runoff
from construction sites will often be colored (i.e., turbid), but should not release sedimentation. CI staff
monitors sites throughout construction and even returns to each site for post-construction stormwater
inspections.

Civil Engineer Comments and Conditions

Recommend: Approve w/ Comments
Comments:
MFD STANDARD COMMENTS

1) All proposed public and private improvements shall meet the requirements of Section 19-6.7 Site
Development and Related Infrastructure of the City’'s Land Management Ordinance. The design
and construction of the public and private infrastructure shall conform to all applicable federal and
state regulations and the requirements of the City’s design and specifications manual.

2) Allimprovements proposed within the City’s public right of way shall be subject to the
requirements of Articles | and Il of Chapter 36 — Streets, Sidewalks and Other Public Places of


https://scdhec.gov/stormwater-municipal-storm-sewer-systems-ms4s/municipal-separate-storm-sewer-systems-ms4s
https://library.municode.com/sc/greenville/codes/code_of_ordinances?nodeId=COOR_CH19LAMA_ART19-7STMA
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3)

4)

5)

the City of Greenville Code of Ordinances. As required, all improvements or construction activity
performed within the public right of way require an approved encroachment permit.

A Site Plan Permit will be required for the development detailing the demolition, grading and
stormwater, utility improvements and site access.

A traffic impact analysis will be required as a condition of site permit approval if the administrator
determines that a proposed development will generate 100 or more traffic trips during the peak
hour or if the administrator determines that a proposed development involving substantial
improvement or change of use will generate 125 or more traffic trips during the peak hour.
Improvements to the existing transportation infrastructure by a developer will be required as a
condition of permit issuance if the projected level of service for the build-out year of the
development descends below level "D" for any intersection within the study area as a result of the
proposed development.

The improvements shall comply with Chapter 11 of the International Building Code for site
accessibility. Per Section 1104, a minimum of one accessible route shall be provided from each
site arrival point (public transportation stops, accessible parking, accessible passenger loading
zones and public streets or sidewalks) to the accessible building entrance served. Additionally, an
accessible route shall be provided within the site to connect accessible buildings, facilities,
elements and spaces on the site.

SITE SPECIFIC COMMENTS

The steps in the sidewalk circulating around the lower half of the development need to be
removed. The sidewalk can follow the road profile.

A five foot wide sidewalk and 5 foot wide curb lawn will be required on Cleveland Street.
A SCDOT driveway apron will be required for the entrance/exit at Cleveland Street.

Environmental Engineer Comments

Recommend: Approve w/ Comments

Comments:

1) Wastewater — Wastewater service for the development will be subject to the following conditions:

a. There are existing City sewer mains available to serve this development, however the line is
located on the adjacent property and an easement must be granted. Sewer capacity was
approved for this project on 9/23/2021.

b. The wastewater permitting and acceptance process shall meet those requirements set forth
in the City of Greenville Design and Specifications Manual Chapter 8.

c. Each building shall have a separate and direct connection to the City’s sanitary sewer main.

d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it
conforms to City of Greenville performance requirements. Provide a video documenting the
condition of the existing service connection prior to its reuse. A new lateral will be required if
the existing lateral is in poor condition. The final Certificate of Occupancy will not be issued
until the lateral is shown to be in good condition or a new lateral is installed.

e. Each building shall require a new service fee through ReWa.

f.  Site has perimeter retaining wall surrounding most of the property, sewer mains constructed
under retaining walls shall require encasements per the City of Greenville Design and
Specifications Manual.

2) Stormwater Management — The development must be performed in conformance with the City’s
stormwater ordinance (Article 19-7: Stormwater Management). Specifically, you will need to have a
Professional Engineer prepare a non-single family site plan for the development and it will be subject
to the following conditions:

a. A stormwater plan is required to be submitted with the non-single family site plan
permit. Submit the major, minor or the soil erosion and sediment control stormwater plan as
appropriate.



MD 22-521
Acre Apartment Homes

b. At a minimum, a stormwater plan should include:
i. Proposed layout.
ii. Appropriate erosion control best management practice standard details.
ii. A construction entrance.
iv. A concrete washout.
v. Silt fence
c. The plan should also show any drainage details needed to ensure the development will not
adversely impact adjacent properties and will adequately control runoff from offsite.

a. If the proposed development creates a new impervious surface greater than or equal to
0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour storm event with
no significant increase in the 100 year 24 hour storm event.

b. Any stormwater drainage system conveying offsite water shall be designed in compliance
with the Stormwater Ordinance.

c. Water quality treatment is required when either:

e The proposed development has a total impervious surface area ratio of 60% or
greater and disturbs 50% or more of the parcel or larger common plan over a five
year period; or;

e The proposed development creates a new impervious surface greater than or
equal to 0.25 acres.

3) Floodplain — A portion of the subject property is not located in a FEMA floodplain as determined
utilizing 2019 Flood Insurance Rate Maps.

Traffic Engineer Conditions

Recommend: Approve w/ Comments
Comments:

A traffic impact study was completed in October 2021 for the proposed 817 Cleveland Street Multifamily
development in accordance SCDOT guidelines. The development is expected to consist of 118
multifamily units, with completion by the end of 2023. Capacity analysis indicates that turning movements
into and out of the site are expected to operate at LOS C or greater during the peak hours under the Build
scenario. Additionally, all approaches of the signalized intersections along Cleveland St. are expected to
operate at LOS C or greater during the peak hours under existing and future traffic conditions. It was
determined that a right turn lane would not be needed into the site access. Because there is an existing
two-way left turn lane at the site access from Cleveland St., a left turn lane warrant was not

performed. Peak hour traffic volumes are expected to be low so as not to impact the operations of
Cleveland St. (36 total trips in the AM peak and 60 total trips in the PM peak). City staff has reviewed the
study and concurs with the conclusions.

Separate from the multi-family development project, the City is currently coordinating with SCDOT on a
potential road diet on Cleveland Street between Southland Ave. and E Faris Rd. to incorporate bike
infrastructure improvements on the street. The existing traffic volumes on Cleveland St are such that a
road diet can be considered and if approved by SCDOT and supported by the public and City Council,
would improve pedestrian and bicycle safety along the road and we would also anticipate it to help calm
traffic on the road. The proposed multi-family development project would not change our proposed plans
for the bike lane improvements on Cleveland St.

Fire Department Comments and Conditions

Recommend: Approve w/ Conditions
Comments:

Developer needs to keep in mind that all access roads that are required for aerial access must be 26 feet
wide. This rendition shows interior street closer to Cleveland St. at 24 feet wide. Also, there is only one
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access road in and out of property as shown; this will require that every building including Townhomes

have a fire sprinkler system. Lastly, developer should keep in mind that official site submittal to fire will
also need to include our truck movements throughout property to ensure all turns are within margin.

Parks & Recreation Comments

Recommend: Approve w/ Comments
Comments:

Project site is not immediately adjacent to existing City of Greenville parks however request the project
design team to coordinate the proposed Swamp Rabbit Trail connection with the City’s Mobility
Coordinator as construction plans are developed.

Trees & Landscape Comments

Recommend: Approve w/ Comments
Comments:

A tree survey showing all existing trees greater than 6-inch DBH will be required before permits will be
approved. Any protected trees should be mitigated. Landscape plan associated with conceptual design
appears to meet the landscape requirements. Planting palette provides a mix of ornamental and native
plants that will contribute to biodiversity and provide visual interest.



